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f. The establishment of an internal street network as well as the reconstruction and 

improvement of street corridors to allow traffic flows to move through the Project 

Area along with the accompanying utility connections throughout the Project 

Area; 

 

g. The provision of public service utilities, which may be sited outside of the Project 

Area, but are necessary to the development of the Project Area, such as water 

system improvements, sewer system improvements, gas and electrical system 

improvements and improvements to storm drainage facilities; 

 

h. In conjunction with the City, the establishment and implementation of 

performance criteria to assure high site design standards and environmental 

quality and other design elements which provide unity and integrity to the entire 

Project Area, including commitment of funds for planning studies, achieving high 

standards of development, and leveraging such development to achieve public 

objectives and efficient use of scarce resources; 

 

i. The strengthening of the tax base by encouraging private development, thus 

increasing the assessed valuation of properties within the Project Area as a whole 

and benefiting the various taxing districts in which the urban renewal area is 

located;  

 

j. The acquisition of real property to support development and/or redevelopment 

initiatives consistent with the Law and Act; and 

 

k. The funding of necessary public infrastructure to accommodate both public and 

private development. 

 

101 General Procedures of the Agency 

 

 The Agency is a public body, corporate and politic, as defined and described under the 

Law and the Act.  Under the law, the Agency is governed by the Idaho open meeting law; the 

Public Records Act; the Ethics in Government Act of 2015, Chapters 1, 2 and 4 of Title 74, 

Idaho Code; reporting requirements pursuant to Idaho Code §§ 67-450B, 67-1076, 50-2903A and 

50-2913; and the competitive bidding requirements under Chapter 28, Title 67, Idaho Code, as 

well as other procurement or other public improvement delivery methods. The Agency is also 

governed by its bylaws as authorized by the Law and adopted by the Agency.  

 

 Subject to limited exceptions, the Agency shall conduct all meetings in open session and 

allow meaningful public input as mandated by the issue considered or by any statutory or 

regulatory provision.   

 

The Agency may adopt separate policy statements. Any modification to any policy 

statement is a technical or ministerial adjustment and is not a modification to this Plan under 

Idaho Code § 50-2903A. 

 













10 

300 PROPOSED REDEVELOPMENT ACTIONS 

 

301 General 

 

 The Agency proposes to eliminate and prevent the spread of deteriorating conditions and 

deterioration in the Project Area by employing a strategy to improve and develop public and 

private lands, to increase connectivity, and to grow the economy in the Project Area.  

Implementation of the strategy includes, but is not limited to the following actions:  

 

a. The engineering, design, installation, construction, and/or reconstruction of storm 

water management infrastructure to support compliance with federal, state, and 

local regulations for storm water discharge and to support private development; 

 

b. The provision for participation by property owners and developers within the 

Project Area to achieve the objectives of this Plan; 

 

c. Excavation and removal of basalt representing a significant impediment to 

development, including excavation and removal as a function of trenching for 

certain public utilities, particularly sewer system improvements; remediation of 

existing site conditions representing a significant impediment to development 

including structural fill as needed to address the unsuitable topography due to a 

significant slope; 

 

d. The engineering, design, installation, construction, and/or reconstruction of streets 

and streetscapes, including but not limited to improvements to Anderson Street; 

improvements creating connectivity between Science Center Drive and Anderson 

Street, and related pedestrian facilities, curb and gutter, intersection 

improvements, and traffic signals (if necessary); 

 

e. The engineering, design, installation and/or construction of new local, collector 

and arterial rights-of way including the establishment of internal street networks 

to support connectivity within the Project Area, particularly to the northern 

portion of the Project Area, as well as connectivity with the broader community;  

 

f. The engineering, design, installation, construction, and/or reconstruction of 

utilities (within and outside of the Project Area) including but not limited to 

improvements and upgrades to the water distribution system, including extension 

of the water distribution system, water capacity improvements, water storage 

upgrades, sewer system improvements and upgrades, including extension of the 

sewer collection system, sewer capacity improvements, lift station and 

improvements, and upgrades to power, gas, fiber optics, communications and 

other such facilities.  To the extent construction of utilities outside of the Project 

Area are identified, such improvements are directly related to the growth and 

development within the Project Area, but cannot be sited within the Project Area; 
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g. Removal, burying, or relocation of overhead utilities; removal or relocation of 

underground utilities; extension of electrical distribution lines and transformers; 

improvement of irrigation and drainage ditches and laterals; undergrounding or 

piping of laterals; addition of fiber optic lines or other communication systems; 

public parking facilities, and other public improvements, including but not limited 

to, fire protection systems, roadways, curbs, gutters, and streetscapes, particularly 

on Anderson Street near A.H. Bush Elementary School, which for purposes of 

this Plan, the term streetscapes includes sidewalks, lighting, landscaping, benches, 

signage, way-finding, bike racks, public art, and similar amenities between the 

curb and right-of-way line; and other public improvements, including public open 

spaces that may be deemed appropriate by the Board; 

 

h. The acquisition of real property for public right-of-way improvements, public 

parks, pedestrian facilities, pathways, and trails and to encourage development 

opportunities consistent with the Plan, including but not limited to future 

disposition to qualified developers; 

 

i. The acquisition of real property for utility undergrounding and streetscape 

improvements to create development opportunities consistent with the Plan, 

including but not limited to future disposition to qualified developers and for 

qualified developments, including economic development; 

 

j. The disposition of real property through a competitive process in accordance with 

this Plan, Idaho law, including Idaho Code § 50-2011, and any disposition 

policies adopted by the Agency; 

 

k. The demolition or removal of certain buildings and/or improvements for public 

rights-of-way, pedestrian facilities, utility undergrounding and streetscape 

improvements to encourage and enhance transportation and mobility options, 

decrease underutilized parcels, to eliminate unhealthful, unsanitary, or unsafe 

conditions, eliminate obsolete or other uses detrimental to the public welfare or 

otherwise to remove or to prevent the spread of deteriorating or deteriorated 

conditions; 

 

l. The management of any property acquired by and under the ownership and 

control of the Agency; 

 

m. The development or redevelopment of land by private enterprise or public 

agencies for uses in accordance with this Plan; 

 

n. The provision of financial and other assistance to encourage a mix of uses in the 

Project Area consistent with the Comprehensive Plan; 

 

o. The rehabilitation of structures and improvements by present owners, their 

successors, and the Agency; 
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p. The preparation and assembly of adequate sites for the development and 

construction of facilities for use consistent with the Comprehensive Plan; 

 

q. In collaboration with property owners and other stakeholders, working with the 

City to amend zoning regulations (if necessary) and standards and guidelines as 

needed to support implementation of this Plan; 

 

r. In conjunction with the City, the establishment and implementation of 

performance criteria to assure high site design standards and environmental 

quality and other design elements which provide unity and integrity to the entire 

Project Area, including commitment of funds for planning studies, achieving high 

standards of development, and leveraging such development to achieve public 

objectives and efficient use of scarce resources; 

 

s. To the extent allowed by law, lend or invest federal funds to facilitate 

development and/or redevelopment;  

 

t. The provision for relocation assistance to displaced Project Area occupants, as 

required by law, or within the discretion of the Agency Board for displaced 

businesses;  

 

u. Other related improvements to those set forth above as further set forth in 

Attachment 5. 

 

 In the accomplishment of these purposes and activities and in the implementation and 

furtherance of this Plan, the Agency is authorized to use all the powers provided in this Plan and 

all the powers now or hereafter permitted by Law and Act. 

 

302 Urban Renewal Plan Objectives 

 

 Urban renewal activity is necessary in the Project Area to combat problems of physical 

deterioration or deteriorating conditions.  As set forth in greater detail in Section 103, the Project 

Area has a history of stagnant growth and development compared to other areas of the City based 

on deteriorated or deteriorating conditions that have arrested or impaired growth in the Project 

Area primarily attributed to: the predominance of defective or inadequate street layout; faulty lot 

layout in relationship to size, adequacy, accessibility, or usefulness/obsolete platting; insanitary 

or unsafe conditions; outmoded street patterns; unsuitable topography; age or obsolescence; need 

for correlation of the area streets with other areas of the municipality; and economic disuse or 

underdeveloped property. The Plan for the Project Area is a proposal to work in partnership with 

public and private entities to improve, develop, and grow the economy within the Project Area 

by the implementation of a strategy and program set forth in Section 301 and in Attachment 5. 

 

 The provisions of this Plan are applicable to all public and private property in the Project 

Area.  The provisions of the Plan shall be interpreted and applied as objectives and goals, 

recognizing the need for flexibility in interpretation and implementation, while at the same time 

not in any way abdicating the rights and privileges of the property owners which are vested in 
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December 31, 2043.  The Agency shall retain its discretion to negotiate an earlier date to 

accomplish all obligations under any owner participation agreement.  

 

 In all participation agreements, participants who retain real property shall be required to 

join in the recordation of such documents as may be necessary to make the provisions of this 

Plan applicable to their properties.  Whether or not a participant enters into a participation 

agreement with the Agency, the provisions of this Plan are applicable to all public and private 

property in the Project Area. 

 

 In the event a participant under a participation agreement fails or refuses to rehabilitate, 

develop, use, and maintain its real property pursuant to this Plan and a participation agreement, 

the real property or any interest therein may be acquired by the Agency in accordance with 

Section 305.1 of this Plan and sold or leased for rehabilitation or development in accordance 

with this Plan. 

 

 Owner participation agreements may be used to implement the following objectives: 

 

a. Encouraging property owners to revitalize and/or remediate deteriorated areas or 

deteriorating areas of their parcels to accelerate development in the Project Area. 

 

b. Subject to the limitations of the Law and the Act, providing incentives to property  

owners to encourage utilization and expansion of existing permitted uses during 

the transition period to prevent a proliferation of vacant and deteriorated parcels 

in the Project Area during the extended redevelopment of the Project Area.   

 

c. To accommodate improvements and expansions allowed by City regulations and 

generally consistent with this Plan for the Project Area. 

 

d. Subject to the limitations of the Law and Act, providing incentives to improve 

nonconforming properties so they implement the design guidelines contained in 

this Plan to the extent possible and to encourage an orderly transition from 

nonconforming to conforming uses through the term of the Plan. 

 

e. Provide for advance funding by the developer/owner participant of those certain 

public improvements related to or needed for the private development and related 

to the construction of certain public improvements.  In that event, the Agency will 

agree as set out in the participation agreement to reimburse a portion of, or all of, 

the costs of public improvements identified in the participation agreement from 

the revenue allocation generated by the private development.   

  

304 Cooperation with Public Bodies 

 

 Certain public bodies are authorized by state law to aid and cooperate, with or without 

consideration, in the planning, undertaking, construction, or operation of this Project.  The 

Agency shall seek the aid and cooperation of such public bodies and shall attempt to coordinate 
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this Plan with the activities of such public bodies in order to accomplish the purposes of 

redevelopment and the highest public good. 

 

 The Agency, by law, is not authorized to acquire real property owned by public bodies 

without the consent of such public bodies.  The Agency will seek the cooperation of all public 

bodies which own or intend to acquire property in the Project Area.  All plans for development 

of property in the Project Area by a public body shall be subject to Agency approval, in the event 

the Agency is providing any financial assistance. 

 

 Subject to applicable authority, the Agency may impose on all public bodies the planning 

and design controls contained in this Plan to ensure that present uses and any future development 

by public bodies will conform to the requirements of this Plan. The Agency is authorized to 

financially (and otherwise) assist any public entity in the cost of public land, buildings, facilities, 

structures, or other improvements of the Project Area as allowed by the Law and Act. 

 

 The Agency intends to cooperate to the extent allowable with the City for the 

engineering, design, installation, construction, and/or reconstruction of public infrastructure 

improvements, including, but not limited to improvements to rights-of-way, including Anderson 

Street and Science Drive improvements and related streetscapes and intersection improvements; 

the installation and construction of new local, collector and arterial streets, including related 

streetscapes and intersection improvements; other public infrastructure installation, expansion 

and/or upgrades  to water, sewer, storm drainage, electrical, natural gas, telecommunication, or 

other similar systems and lines; improvements to streetscapes, curbs, gutters, sidewalks, 

walkways, and other improvements set forth in Section 301 and in Attachment 5. The Agency 

shall also cooperate with the City on various relocation, screening, or undergrounding projects 

and the providing of fiber optic capability, and the funding of gas, electrical, water, and sewer 

improvements. To the extent any public entity, including the City has funded certain public 

infrastructure improvements, the Agency may reimburse those entities for those expenses. The 

Agency also intends to cooperate and seek available assistance from state, federal and other 

sources for economic development. 

 

 In the event the Agency is participating in the public development by way of financial 

incentive or otherwise, the public body shall enter into a participation agreement with the 

Agency and then shall be bound by the Plan and other land use elements and shall conform to 

those standards specified in Section 303.1 of this Plan. 

 

This Plan does not financially bind or obligate the City, Agency and/or any other public 

entity to any project or property acquisition; rather, for purposes of determining the economic 

feasibility of the Plan certain projects and expenditures have been estimated and included in the 

analysis.  Agency revenue and the ability to fund reimbursement of eligible Project Costs is more 

specifically detailed in any owner participation agreement and in the annual budget adopted by 

the Agency Board. 
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g. That the Agency receives adequate assurance acceptable to the Agency to ensure 

performance under the contract for sale. 

 

h. All such buildings or portions of the buildings which are to remain within the 

Project Area shall be reconstructed in conformity with all applicable codes and 

ordinances of the City. 

 

i. All disposition and development documents shall be governed by the provisions 

of Section 407 of this Plan. 

 

j. All other requirements and obligations as may be set forth in any participation 

policy established and/or amended by the Agency.  

 

The Agency also reserves the right to determine the extent of its participation based 

upon the achievements of the objectives of this Plan.  Obligations under any disposition and 

development agreement and deed covenants, except for covenants which run with the land 

beyond the termination date of this Plan, shall terminate no later than December 31, 2043.  

The Agency shall retain its discretion to negotiate an earlier date to accomplish all 

obligations under any disposition and development agreement. 

 

309.3 Development by the Agency 

 

 To the extent now or hereafter permitted by law, the Agency is authorized to pay for, 

develop, or construct public improvements within the Project Area for itself or for any public 

body or entity, which public improvements are or would be of benefit to the Project Area.  

Specifically, the Agency may pay for, install, or construct the public improvements authorized 

under Idaho Code §§ 50-2007, 50-2018(10) and (13), and 50-2903(9), (13), and (14), and as 

otherwise identified in Attachment 5, attached hereto and incorporated herein by reference, and 

may acquire or pay for the land required, therefore. 

 

Any public facility ultimately owned by the Agency shall be operated and managed in 

such a manner to preserve the public purpose nature of the facility. Any lease agreement with a 

private entity or management contract agreement shall include all necessary provisions sufficient 

to protect the public interest and public purpose. 

 

 The Agency may enter into contracts, leases, and agreements with the City or other 

public body or private entity pursuant to this section, and the obligation of the Agency under 

such contract, lease, or agreement shall constitute an indebtedness of the Agency as described in 

Idaho Code § 50-2909 which may be made payable out of the taxes levied in the Project Area 

and allocated to the Agency under Idaho Code § 50-2908(2)(b) and Section 500 of this Plan or 

out of any other available funds. 

 







24 

a. A balancing of the needs of proposed and potential new developments for 

adequate pedestrian and vehicular access, vehicular parking, and delivery loading 

docks with the similar needs of any existing developments permitted to remain.  

Such balancing shall take into consideration the rights of existing owners and 

tenants under the rules for owner and tenant participation adopted by the Agency 

for the Project and any participation agreements executed thereunder; 

 

b. The requirements imposed by such factors as topography, traffic safety, and 

aesthetics; and 

 

c. The potential need to serve not only the Project Area and new or existing 

developments, but to also serve areas outside the Project Area by providing 

convenient and efficient vehicular access and movement. 

 

 The public rights-of-way may be used for vehicular and/or pedestrian traffic, as well as 

for public improvements, public and private utilities, and activities typically found in public 

rights-of-way. 

 

403 Interim Uses 

 

 Pending the ultimate development of land by developers and participants, the Agency is 

authorized to use or permit the use of any land in the Project Area for interim uses that are not in 

conformity with the uses permitted in this Plan.  However, any interim use must comply with 

applicable City Code or Bonneville County Code. 

 

404 Development in the Project Area Subject to the Plan 

 

 All real property in the Project Area, under the provisions of either a disposition and 

development agreement or an owner participation agreement, is made subject to the controls and 

requirements of this Plan.  No such real property shall be developed, redeveloped, rehabilitated, 

or otherwise changed after the date of the adoption of this Plan, except in conformance with the 

provisions of this Plan. 

 

405 Construction Shall Comply with Applicable Federal, State, and Local Laws 

and Ordinances and Agency Development Standards 

 

 All construction in the Project Area shall comply with all applicable state laws, the Idaho 

Falls City Code, as may be amended from time to time, and any applicable City Council 

ordinances pending codification, including but not limited to, regulations concerning the type, 

size, density and height of buildings; open space, landscaping, light, air, and privacy; the 

undergrounding of utilities; limitation or prohibition of development that is incompatible with 

the surrounding area by reason of appearance, traffic, smoke, glare, noise, odor, or similar 

factors; parcel subdivision; off-street loading and off-street parking requirements. 

 

In addition to applicable codes, ordinances, or other requirements governing development 

in the Project Area, additional specific performance and development standards may be adopted 
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508 Membership Dues and Support of Community Economic Development 

 

The Act is premised upon economic development being a valid public purpose.  To the 

extent allowed by the Law and the Act, the Agency reserves the authority to use revenue 

allocation funds to contract with non-profit and charitable organizations established for the 

purpose of supporting economic development and job creation. Additionally, the Agency 

reserves the authority to expend revenue allocation funds to join, participate and support non-

profit organizations established to support Agency best practices and administration.  The line 

item of Administration within the Study shall be deemed to include expenditures for the purposes 

described in this section as may be deemed appropriate during the annual budgetary process. 

 

600 ACTIONS BY THE CITY AND OTHER PUBLIC ENTITIES  

 

 The City shall aid and cooperate with the Agency in carrying out this Plan in support of 

the design, planning and transportation goals set forth in the Comprehensive Plan, and shall take 

all actions necessary to ensure the continued fulfillment of the purposes of this Plan and to 

prevent the recurrence or spread in the area of conditions causing deterioration.  Actions by the 

City may include, but not be limited to, the following: 

 

a. Institution and completion of proceedings necessary for changes and 

improvements in private and publicly owned public utilities within or affecting 

the Project Area. 

 

b. Revision of zoning (if necessary) within the Project Area to permit the land uses 

and development authorized by this Plan. 

 

c. Imposition, wherever necessary, of appropriate controls within the limits of this 

Plan upon parcels in the Project Area to ensure their proper development and use. 

 

d. Provision for administrative enforcement of this Plan by the City after 

development.  The City and the Agency may develop and provide for 

enforcement of a program for continued maintenance by owners of all real 

property, both public and private, within the Project Area throughout the duration 

of this Plan. 

 

e. Building Code enforcement. 

 

f. Performance of the above actions and of all other functions and services relating 

to public peace, health, safety, and physical development normally rendered in 

accordance with a schedule which will permit the development and/or 

redevelopment of the Project Area to be commenced and carried to completion 

without unnecessary delays. 

 

g. Institution and completion of proceedings necessary for the establishment of a 

local improvement district under Chapter 17, Title 50, Idaho Code, or a business 

improvement district. 
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h. The undertaking and completing of any other proceedings necessary to carry out 

the Project. 

 

i. Administration of Community Development Block Grant funds that may be made 

available for this Project. 

 

j. Appropriate agreements with the Agency for administration, supporting services, 

funding sources, and the like. 

 

k. Joint funding of certain public improvements, including but not limited to those 

identified in this Plan and Attachment 5 to the Plan. 

 

l. Use of public entity labor, services, and materials for construction of the public 

improvements identified in this Plan and in Attachment 5 to this Plan. 

 

m. Assist with coordinating and implementing the public improvements in the 

Project Area identified in the Study. 

 

 The foregoing actions, if taken by the City, do not constitute any commitment for 

financial outlays by the City. 

 

601 Maintenance of Public Improvements 

  

 The Agency has not identified any commitment or obligation for long-term maintenance 

of the public improvements identified.  The Agency will need to address this issue with the 

appropriate entity, public or private, who has benefited from or is involved in the ongoing 

preservation of the public improvement.  The Agency expects to dedicate public improvements 

to the City. 

 

700 ENFORCEMENT 

 

 The administration and enforcement of this Plan, including the preparation and execution 

of any documents implementing this Plan, shall be performed by the Agency and/or the City. 
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800 DURATION OF THIS PLAN, TERMINATION, AND ASSET REVIEW 

 

Except for the nondiscrimination and nonsegregation provisions which shall run in perpetuity, 

the provisions of this Plan shall be effective, and the provisions of other documents formulated 

pursuant to this Plan, shall be effective for twenty (20) years from the effective date of the Plan 

subject to modifications and/or extensions set forth in Idaho Code § 50-2904. The revenue 

allocation authority will expire on December 31, 2043, except for any revenue allocation 

proceeds received in calendar year 2044, as contemplated by Idaho Code § 50-2905(7).  The 

Agency may use proceeds in 2044 to complete the projects set forth herein.  As stated in the 

Plan, any owner participation agreement or disposition and development agreement obligations 

will cease as of December 31, 2043. 

 

 Idaho Code § 50-2903(5) provides the Agency shall adopt a resolution of intent to 

terminate the revenue allocation area by September 1, in the year of termination.  In order to 

provide sufficient notice of termination to the affected taxing districts to allow them to benefit 

from the increased budget capacity, the Agency will use its best efforts to provide notice of its 

intent to terminate this Plan and its revenue allocation authority by May 1, 2044, or if the 

Agency determines an earlier termination date, then by May 1 of the early termination year: 

 

a. When the Revenue Allocation Area plan budget estimates that all financial 

obligations have been provided for, the principal of and interest on such moneys, 

indebtedness, and bonds have been paid in full or when deposits in the special 

fund or funds created under this chapter are sufficient to pay such principal and 

interest as they come due, and to fund reserves, if any, or any other obligations of 

the Agency funded through revenue allocation proceeds shall be satisfied and the 

Agency has determined no additional project costs need be funded through 

revenue allocation financing, the allocation of revenues under Idaho Code § 50-

2908 shall thereupon cease; any moneys in such fund or funds in excess of the 

amount necessary to pay such principal and interest shall be distributed to the 

affected taxing districts in which the Revenue Allocation Area is located in the 

same manner and proportion as the most recent distribution to the affected taxing 

districts of the taxes on the taxable property located within the Revenue 

Allocation Area; and the powers granted to the urban renewal agency under Idaho 

Code § 50-2909 shall thereupon terminate. 

 

b. In determining the termination date, the Plan shall recognize that the Agency shall 

receive allocation of revenues in the calendar year following the last year of the 

revenue allocation provision described in the Plan. 

 

c. For the fiscal year that immediately predates the termination date, the Agency 

shall adopt and publish a budget specifically for the projected revenues and 

expenses of the Plan and make a determination as to whether the Revenue 

Allocation Area can be terminated before January 1 of the termination year 

pursuant to the terms of Idaho Code § 50-2909(4).  In the event that the Agency 

determines that current tax year revenues are sufficient to cover all estimated 

expenses for the current year and all future years, by May 1, but in any event, no 
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Boundary Map of Anderson Bush Urban Renewal Project Area and Revenue Allocation Area 

 

[To be inserted upon completion] 



 

Attachment 2 

 

Legal Description of Anderson Bush Urban Renewal Project Area and Revenue Allocation Area 

 

[To be inserted upon completion] 

 



 

Attachment 3 

 

Private Properties Which May Be Acquired by the Agency 

 

1. The Agency has not identified any particular parcel for the construction of public 

improvements or for private redevelopment.  Properties which may be subject to 

acquisition include parcels to: 

 

a) assemble with adjacent parcels to facilitate development and/or redevelopment; 

b) assemble with adjacent rights-of-way to improve configuration and enlarge 

parcels for development and/or redevelopment;  

c) reconfigure sites for development and possible extension of streets or pathways; 

d)   assemble for future transfer to qualified developers to facilitate the development 

of mixed higher density residential and pedestrian oriented areas; or 

e) assemble for the construction of certain public improvements, including but not 

limited to streets, streetscapes, water and sewer improvements, natural gas facility 

improvements, electrical facility improvements, fiber optic improvements,  

pedestrian/bike paths and trails, and other public facilities. 

 

2. The Agency reserves the right to acquire any additional right-of-way or access routes near 

or around existing or planned rights-of-way. 

 

3. The Agency reserves the right to acquire property needed to provide adequately sized sites 

for high priority projects for the development of public improvements (the exact location 

of which has not been determined). 

 

4. Other parcels may be acquired for the purpose of facilitating catalyst or demonstration 

projects, constructing public parking, constructing new streets or pathways, enhancing 

public spaces, or to implement other elements of the urban renewal plan strategy and/or 

any master plan for the Project Area. 



 

Attachment 4 

 

Map Depicting Expected Land Uses and Current Zoning Within Revenue Allocation Area and 

Project Area 

 

[To be inserted upon completion] 
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Anderson Bush Economic Feasibility Study 

 

Estimated Tax Increment Revenues with an Increase of 2% in Valuation of Section 42 Housing 
 
Below is the estimated tax increment revenue to be generated by the apartment complex of 156 units.  It is 

anticipated the assessed value of the apartment complex will increase by 2% annually.  Annual rent 

increases of 1% to 2% are not uncommon.3 There is also an inflationary increase (1% annually) in value 
estimated for the properties not anticipated to be substantially improved in the RAA.  The table below 

only estimates the tax increment to be received, not other possible revenues, such as loans, brownfield 

grants, or other governmental programs. 
 

 
 

SOURCE:  Bonneville County Parcel Viewer for total assessed value of Anderson Bush project area, November, 2022.  Confirmed with 

Manatron records, Bonneville County. 

             
The following assumptions were made to generate estimated tax increment revenues: 
 

1. The Certificate of Occupancy for the apartment complex will be granted in February, 2025.  

Therefore, the full value of the complex may not be reflected in the tax rolls until 2026, with 
revenue allocation proceeds flowing to the Agency in 2027.  No attempt was made to determine 

any estimated tax prior to 2027.   

2. The mill levy will decrease by 1% annually.  
3. The value of the new development will increase by 2% annually.  

4. The increase in valuation for the existing parcels, those parcels not developed by Blacktail West 

LLC, will be 1% annually.   

 
3 SOURCE:  Blacktail West LLC and Westmont Advisors, westmontadvisors.com, FAQ for LIHTC/Tax 

Credit Tenants.  

Year Total Estimated Estimated Estimated Levy Rate Estimated Estimated 
Assessed Valuation Assessed Valuation Tax IncrementTax Increment
Valuation of Apartment Valuation Minus Base Revenue Revenue
Existing ParcelsDevelopment Project Area Value Blacktail Project Area

2023 $6,425,722 $6,425,722 $0 0.0090981700 $0
2024 $6,489,979 $6,489,979 $64,257 0.0090071883 $579
2025 $6,554,879 $0 $6,554,879 $129,157 0.0089171164 $1,152
2026 $6,620,428 $0 $6,620,428 $194,706 0.0088279453 $1,719
2027 $6,686,632 $19,500,000 $26,186,632 $19,760,910 0.0087396658 $170,423 $172,704
2028 $6,753,498 $19,890,000 $26,643,498 $20,217,776 0.0086522691 $172,094 $174,930
2029 $6,821,033 $20,287,800 $27,108,833 $20,683,111 0.0085657465 $173,780 $177,166
2030 $6,889,244 $20,693,556 $27,582,800 $21,157,078 0.0084800890 $175,483 $179,414
2031 $6,958,136 $21,107,427 $28,065,563 $21,639,841 0.0083952881 $177,203 $181,673
2032 $7,027,718 $21,529,576 $28,557,293 $22,131,571 0.0083113352 $178,940 $183,943
2033 $7,097,995 $21,960,167 $29,058,162 $22,632,440 0.0082282219 $180,693 $186,225
2034 $7,168,975 $22,399,371 $29,568,345 $23,142,623 0.0081459396 $182,464 $188,518
2035 $7,240,664 $22,847,358 $30,088,022 $23,662,300 0.0080644802 $184,252 $190,824
2036 $7,313,071 $23,304,305 $30,617,376 $24,191,654 0.0079838354 $186,058 $193,142
2037 $7,386,202 $23,770,391 $31,156,593 $24,730,871 0.0079039971 $187,881 $195,473
2038 $7,460,064 $24,245,799 $31,705,863 $25,280,141 0.0078249571 $189,722 $197,816
2039 $7,534,664 $24,730,715 $32,265,379 $25,839,657 0.0077467075 $191,582 $200,172
2040 $7,610,011 $25,225,329 $32,835,340 $26,409,618 0.0076692405 $193,459 $202,542
2041 $7,686,111 $25,729,836 $33,415,947 $26,990,225 0.0075925481 $195,355 $204,925
2042 $7,762,972 $26,244,433 $34,007,405 $27,581,683 0.0075166226 $197,269 $207,321

$2,936,658 $3,040,236


















